


















































































help	 address	 community-wide	 issues	 like	 accommodating	 aging	 populations,	 and	 provide	
workforce	 development	 opportunities.	 	 Under	 the	 Department	 of	 Community	 Affair’s	 (DCA)	
supervision,	each	 region	monitors	business	development	and	community	growth	occurring	 in	
each	municipality	and	assists	in	planning	efforts.	The	DCA	then	provides	financial	assistance	to	
these	 communities	 through	 various	 grant	 funding	 and	 incentive	 programs.	 The	 regional	
commissions	are	in	place	to	support	Georgia’s	Planning	Act	of	1989	and	assist	communities	in	
grant	 writing,	 business	 development,	 research,	 community	 surveys,	 mapping,	 housing	
development,	 building	 codes,	 and	 land	 use	 development	 strategies.	While	 each	 commission	
identifies	region-wide	goals	through	the	planning	process,	Georgia’s	status	as	a	home	rule	state	
prevents	all	but	one	regional	commission,	the	Atlanta	Regional	Commission,	from	enforcing	these	




at	 different	 intervals.	 Due	 to	 the	 often	 long	 period	 of	 time	 that	 passes	 between	 large	
comprehensive	planning	efforts,	 community	planning	values	change	drastically.	Because	each	






	As	 part	 of	 the	 evaluation,	 this	 option	 paper	will	 be	 identifying	 the	 types	 of	 planning	
approaches	taken	by	each	regional	commission,	as	observed	through	each	regional	commissions’	
comprehensive	plans	and	assessments,	comprehensive	economic	development	strategies,	and	
implementation	 and	 action	 plans.	 The	 ideal	 planning	 efforts	 would	 include	 elements	 of	
recruitment	(preactive)	planning,	impact	(reactive)	planning,	contingency	(interactive)	planning,	
and	strategic	(proactive)	planning.	Evaluating	regional	commission	plans	through	this	framework	
helps	 to	 classify	 and	 categorize	 the	 breadth	 of	 planning	 strategies	 and	 goals	 stated	 by	 each	
agency,	 while	 monitoring	 the	 checkpoints	 in	 place	 to	 ensure	 that	 communities	 are	 working	
toward	their	previously	identified	goals.	Besides	identifying	the	previously	mentioned	elements,	
this	 paper	will	 also	 examine	 if	 the	 regional	 planning	process	meets	 key	planning	 values,	 sets	
planning	priorities	appropriately,	and	identifies	possible	funding	mechanisms	that	would	aid	the	
regional	commission	in	accomplishing	community	goals.	To	determine	a	planning	commission’s	




also	 on	 improving	 the	 quality	 of	 life	 for	 community	 residents	 by	 providing	 better	 housing	
opportunities,	 transportation	 access,	 and	 environmental	 resiliency.	 Other	 measures	 of	 good	
plans	 include	 a	 commission’s	 ability	 to	 promote	 inter-governmental	 cooperation,	 as	 well	 as	
identify	 and	 facilitate	 partnerships	 between	 neighboring	 regional	 commissions.	 This	 paper	 is	
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of	 the	 county	 appropriate	 planning	 and	 zoning	 ordinances	 for	 public	 safety,	 historic,	
health,	 business,	 residential,	 and	 recreational	 purposes.	 Such	 governing	 authority	 is	














establishing	 procedures	 for	 the	 exercise	 of	 such	 power.”	 (Ga.	 Const.	 art.	 IX,	 §2,	 ¶4)	 Certain	
broader	powers	are	still	left	up	to	the	state,	including	the	control	of	“vital	areas”	(GA.	CONST.	art.	
III,	§	6,	¶	2(a)(1)),	federal	compliance	(GA.	CONST.	art.	III,	§	6,	¶	2(a)(3)),	and	the	Georgia	Regional	
Transportation	 Authority	 (GRTA).	 The	 1983	 constitutional	 amendments	 also	 restricted	 the	
General	 Assembly’s	 ability	 to	 empower	 local	 government’s	 growth	 management	 tools,	 with	
control	coming	from	the	State	Constitution.	Signed	in	to	law	in	April	1985	as	a	response	to	rapid	
urbanization,	 the	 Steinberg	 Act	 became	 the	 first	 comprehensive	 zoning	 law	 to	 be	 passed	 in	
Georgia.	 The	 Act	 requires	 that	 agencies	 charged	 with	 the	 review	 of	 zoning	 proposals	 must	
investigate	and	make	recommendations	based	on	the	proposal’s	compliance	with	six	criteria	that	
act	only	as	unenforceable	guidelines:		















In	 1989,	 The	 Georgia	 Planning	 Act	was	 passed,	with	 the	 goals	 of	 providing	 “a	 framework	 to	
facilitate	and	encourage	coordinated,	comprehensive	state-wide	planning	and	development	at	
the	local,	regional,	and	state	levels	of	government”	(1989	Ga.	Act	634,	Synopsis).	Some	of	the	
specific	 actions	 taken	 in	 this	 piece	 of	 legislature	 were	 to	 1)	 empower	 the	 Department	 of	
Community	Affairs	(DCA)	to	assist	local	governments	in	the	preparation	and	implementation	of	













planning	 requirements	 fall	 under	 two	 broad	 categories,	 1)	 Plan	 Scope	 and	 2)	 State	 Planning	
Recommendations.	A	regional	plan	must	also	include	three	components:	a	Regional	Assessment,	
a	Stakeholder	Involvement	Program,	and	a	Regional	Agenda.	The	Regional	Assessment	is	meant	
to	 be	 an	 objective	 assessment	 of	 data	 and	 information	 about	 the	 region,	 prepared	 without	
extensive	 stakeholder	 involvement.	 The	 Stakeholder	 Involvement	 Program	 details	 the	 RDC’s	
strategy	 for	ensuring	adequate	public	 and	 stakeholder	 involvement	 in	 the	preparation	of	 the	
Regional	Agenda	portion	of	the	plan.	The	Regional	Agenda	includes	the	region’s	vision	for	the	
future	 as	well	 as	 the	 strategy	 for	 achieving	 this	 vision.	 The	 State	 Planning	 recommendations	
“provide	 supplemental	 guidance	 to	assist	 communities	 in	preparing	plans	and	addressing	 the	
regional	planning	requirements.	The	plan	preparers	and	regional	stakeholders	must	review	these	
recommendations	where	referenced	in	the	planning	requirements	in	order	to	determine	their	
applicability	 or	 helpfulness	 to	 the	 region’s	 plan”	 (Shelley	 et	 al,	 2007).	 In	 2009,	 the	 state	












efficient	 land	 use,	 local	 preparedness,	 sense	 of	 place,	 regional	 cooperation,	 housing	 options,	
transportation	options,	educational	opportunities,	and	community	health.	Each	region	of	Georgia	
operates	on	a	different	 comprehensive	planning	 time	 table.	Most	of	 the	RDCs	undertake	 the	
activity	 every	 5	 years,	 with	 small	 annual	 plan	 updates,	 while	 many	 of	 the	 counties	 and	
municipalities	they	serve	develop	their	comprehensive	plans	every	10	or	15	years.	The	Official	




developing	 in	depth	 stakeholder	 involvement	plans,	 surveys,	outreach	materials,	 and	analytic	














	 As	 rural	 communities	 have	 tried	 to	 increase	 their	 economic	 base,	 researchers	 and	
practitioners	have	questioned	what	types	of	development	are	most	successful	and	which	factors	
lead	to	development	success.	Several	researchers	of	economic	development	have	distinguished	
between	 two	 economic	 development	 strategies:	 industrial	 recruitment	 and	 self-development	
(Eisinger,	1999;	Flora	et	al.,	1992;	Sharp	and	Flora,	1999;	Sharp	et	al.,	2002).	These	two	forms	of	






(Leigh	 and	 Blakely,	 2017).	 The	 other	 responsive	 approach	 to	 planning	 is	 impact	 (reactive)	
planning.	Impact	planners	wait	until	conditions	have	changed	before	responding	to	“the	loss	of	











community	 projects,	 community-wide	 fund-raising	 capacity,	 and	 extra-local	 linkages	 to	 peer	
communities	and	state	government	have	a	modest	effect	on	industrial	recruitment.	Criticisms	of	
industrial	recruitment,	such	as	the	payment	of	low	wages,	short-term	success,	high	recruitment	




businesses	and	other	entrepreneurial	activities	along	with	 relying	on	 local	 resources	 to	aid	 in	
development	 from	within	 the	 community	 (Flora	 et	 al.,	 1992).	 Examples	 of	 self-development	
activities	 include	 revitalizing	downtown	businesses,	promoting	 local	 tourism,	and	 retaining	or	
expanding	locally	owned	businesses.	Previous	research	shows	that	some	community	attributes	
foster	 self-development.	 Sharp	 et	 al.	 (2002)	 find	 that	 a	 social	 infrastructure	 rich	 in	 active	
community	organizations,	supportive	businesses	of	local	community	projects,	community-wide	
fund-raising	capacity,	and	extra-local	linkages	to	peer	communities	and	state	government	is	more	
likely	 to	 cultivate	 self-development	 than	 industrial	 recruitment.	 While	 self-development	 has	
some	 advantages	 over	 industrial	 recruitment,	 such	 as	 new	 jobs	 requiring	 higher	 skills	 and	















of	 investment	 –	 economic,	 community	 services,	 infrastructure,	 and	 labor.	 There	 are	 two	 key	
resources	 that	 researchers	 seem	 to	 believe	 support	 rural	 economic	 development:	 financial	
resources	 and	 appropriate	 infrastructure	 (Ryser	 et	 al,	 2010).	 With	 the	 tax	 bases	 of	 local	
governments	diminishing	due	to	the	decline	of	industrial	production,	rural	jurisdictions	have	had	




Infrastructure	 plays	 a	major	 role	 in	 rural	 development,	whether	when	 attracting	 new	
industry	or	maintaining	existing.	The	key	infrastructure	elements	sought	are	housing	and	rental	
accommodation,	 energy/	 power	 supply,	 transportation	 links,	 communications	 technology,	
quality	 of	 equipment,	 education	 facilities,	 and	 health,	 social,	 and	 retail	 services	 (Ryser	 et	 al.,	
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2010).	 Isolation	 plays	 a	 key	 role	 in	 the	 ability	 to	make	 infrastructure	 investments.	 The	more	
isolated	 the	 place,	 the	 more	 difficult	 it	 is	 to	 access	 “high-order	 services,	 legal	 information,	
political,	and	other	organizational	resources”	(Ryser	et	al.,	2010).		
Another	 aspect	 of	 resource	 development	 is	 the	 ability	 of	 a	 community	 to	 mobilize	
resources	in	order	to	take	collective	action	and	make	decisions	that	improve	its	economic	health.	
Resource	 mobilization	 has	 two	 components:	 collective	 and	 individual	 investment	 for	 the	
common	good.	Individuals	and	firms	are	willing	to	contribute	money,	expertise,	and	labor	directly	
to	 community	 projects	 (Flora	 et	 al.,	 1997).	 There	 is	 also	 a	 collective	willingness	 of	 people	 to	







exist	 across	 professions	 and	 sectors.	 Jobs	 are	 becoming	 increasingly	 professionalized	 and	
specialized	(Ryser	et	al.,	2010).	Some	resource	sectors,	such	as	forestry,	mining,	or	oil	and	gas,	
have	 previously	 attracted	 low-skill	 ⁄	 education	 workers	 into	 high	 paying	 jobs	 (Iverson	 and	
Maguire	2000).	These	same	industries	that	now	require	more	highly	skilled	labor	and	rural	places	
often	lack	workers	with	appropriate	skills	to	fill	new	positions	(O’Hagan	and	Cecil	2007).	As	there	
















































the	 availability	 of	 streams,	 rivers,	 ponds	 and	 lakes,	 as	well	 as	woods	 and	 forests	 (Martz	 and	
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Sanderson	 2006).	 Many	 traditional	 rural	 economic	 developments	 (i.e.	 farming,	 forestry)	 are	
founded	 on	 such	 local	 natural	 capital	 and	 new	 business	 perceptions	 of	 natural	 capital	
opportunities	are	re-bundling	assets	to	support	additional	economic	value.	According	to	Green,	




threats	 associated	 with	 environmental	 injustice,	 extractivism,	mining,	 pesticide	 drift,	 nuclear	
power,	 prison	 construction,	 hydroelectric	 dams,	 political	 and	 economic	 marginalization,	 and	
militarized	state	violence,	it	would	appear	that	the	integrity	and	future	of	rural	spaces	has	never	
been	at	greater	risk”	(Pellow,	2016).	The	DCA	requires	regional	commissions	to	identify	some	of	
these	 issues,	but	 few	commissions	delve	 into	 the	causes	and	possible	mitigations	 required	 to	
improve	the	region’s	environmental	resources	overall.	Good	regional	planning	efforts	not	only	
list	the	environmental	threats	to	their	communities	but	also	identify	goals	and	strategies	to	be	
implemented	at	 the	 local	 level	 and	monitored	by	 the	 regional	 organization	with	 a	 consistent	
check-in	program	as	part	of	the	strategy.		
SOCIAL	CAPITAL		
Results	 suggest	 that	while	 natural	 capital	 positively	 impacts	 a	 community’s	 successful	
recruitment	of	outside	industries,	it	is	not	significant	for	a	community’s	level	of	self-development.	
However,	 a	 community’s	 social	 infrastructure,	 measured	 by	 the	 existence	 of	 active	 civic	




positively	 affects	 both	 industrial	 recruitment	 and	 self-development	 (Crowe,	 2006).	 Putnam	
(1993,	 pp.	 35-36)	 states	 that	 social	 capital	 refers	 “to	 features	 of	 social	 organization,	 such	 as	
networks,	 norms,	 and	 trust,	 that	 facilitate	 coordination	 and	 cooperation	 for	mutual	 benefit.	









a	 rural	 place	 as	 a	 safe,	 clean	 environment	where	 people	want	 to	 raise	 children	 (Iverson	 and	












through	Georgia’s	 Department	 of	 Community	 Affairs	website	 and	 from	 the	websites	 of	 each	
























able	 to	 get	 a	 20%	 response	 rate	 to	 my	 interview	 requests.	 Respondents	 included	 executive	
directors	 from	 the	 Northeast	 Georgia	 Regional	 Commission,	 Southwest	 Georgia	 Regional	
Commission,	 River	 Valley	 Regional	 Commission,	 Georgia	Mountain	 Regional	 Commission	 and	
employees	of	UGA	Archways	Program	and	Georgia	Power’s	Economic	Development	department.	
Respondents	 were	 initially	 identified	 based	 on	 tenure	 in	 their	 respective	 agencies,	 and	
experience	 ranged	 from	young	professionals	 to	experienced	professionals	with	more	 than	30	
years	of	experience.	Those	 that	had	been	 in	 their	agency	 for	more	 than	10	years	were	more	






efforts	 for	 so	many	 counties	 and	 local	municipalities,	 especially	 because	 they	 are	 frequently	
competing	 for	 resources	 and	 industry	 with	 each	 other.	 One	 interviewee	 identified	 the	
consolidation	of	local	governments	over	the	last	ten	years	as	being	one	of	the	most	significant	
activities	 within	 their	 region.	 Consolidation	 has	 freed	 up	 community	 resources	 in	 order	 for	
government	 and	 locally	 based	 private	 partners	 to	 pursue	 new	 industry.	 Another	major	 issue	
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on	 housing	 and	 transportation	 issues.	 Spatial	 mismatch	 between	 housing	 and	 employment	
opportunities	 is	 a	 growing	 issue	 for	much	of	 rural	Georgia,	 and	many	 local	 level	officials	 and	
zoning	officials	are	hesitant	to	introduce	housing	types	other	than	single	family	residential	into	
the	existing	housing	stock.	Amongst	 those	 interviewed,	 there	was	discord	as	 to	what	 level	of	



















the	 need	 for	 additional	 and	 diverse	 housing	 stock.	 One	 interviewee,	 Burke	 Walker	 of	 the	

















identified	 as	 strong	 plans	will	 include	 the	DCA’s	 required	 planning	 elements,	 inter	 and	 intra-














































































regional	 planning	 commission’s	 documents.	 Each	 characteristic	 will	 be	 equally	 weighted	 and	
graded	on	an	ordinal	scale	of	1-5,	with	5	being	the	highest	score	of	a	plan’s	ability	to	address	the	























The	 NWGRC’s	 board	 is	 comprised	 of	
three	 representatives	 hailing	 from	 each	




Aging;	 (3)	 administration	 of	 the	 Workforce	
Innovation	 and	 Opportunity	 Act;	 and	 (4)	
providing	planning	and	development	assistance	
to	member	governments	in	areas	they	could	not	otherwise	afford	(NWGRC,	2019).	The	staff	is	





population	 increase	of	27%	over	 the	next	35	years.	 Self-identifying	as	 the	 “industrial	belt”	of	






up	 these	 type	of	 communities.	As	a	 region,	design	goals	have	been	put	 in	place	 to	 favor	 the	
preservation	of	existing	natural	resources,	while	emphasizing	low	impact	development	methods	
such	as	conservation	design	subdivisions	with	design	features	that	support	water	infiltration	and	









Northwest	 Georgia	 Regional	 Commission	 has	
begun	 the	 process	 to	 update	 their	 2013	 plan.	 Unlike	
previous	planning	efforts,	much	of	this	plan	focused	on	
housing	 availability	 and	 transportation	 systems.	 The	
DCAs	inclusion	of	these	topics	in	the	O.C.G.A	have	forced	
communities	to	examine	these	often	overlooked	aspects	
of	 their	 community	 and	 to	 take	 a	 look	 around	 at	
neighboring	regions	to	see	how	their	region	fits	into	a	larger,	state-wide,	vision.		The	NWGRC	is	
one	of	the	four	plans	in	the	state	that	include	a	bicycle	and	pedestrian	transportation	component.	






have	 asked	 the	 community	 to	 prioritize	 either	 creating	 designated	 truck	 routes,	 restricting	
transient	truck	traffic	on	residential	streets,	controlling	commercial	and	industrial	growth	near	





the	existing	state	of	the	region,	what	kind	of	development	 is	 intended,	and	how	that	fits	 into	
larger	 regional	 goals.	 However,	 it	 does	 not	 provide	 additional	 strategies	 that	 are	 needed	 to	
complete	those	stated	goals.	As	part	of	the	planning	process,	NWGRC	created	a	survey	that	was	
distributed	throughout	its	cities	and	counties.	One	component	of	the	survey	that	stands	out	is	its	
addressment	 of	 job	 retention	 in	 the	 region.	 The	 survey	 asks	 if	 leadership	 should	 invest	 in	









Using	 the	 scale	 to	 score	 NWGRC’s	 planning	
efforts,	 the	 comprehensive	 plan	 assessment	 and	
economic	 development	 strategy	 received	 a	 total	
score	of	35	out	of	50	points.	While	the	NWGRC	plan	
includes	 the	 required	 DCA	 material,	 it	 does	 not	
address	 inter-regional	 cooperation.	 It	 does	 include	
elements	 of	 recruitment	 planning	 strategies	 that	
complement	some	of	the	state’s	larger	industry	goals	
for	the	region,	most	of	the	plan	is	reactive.		The	plans	
are	 available	 online,	 on	 both	 the	 commission’s	 and	 DCA’s	 websites	 are	 dated,	 having	 been	
completed	 in	2012.	There	 is	no	 clear	action	plan	 for	 the	 region,	only	a	 comprehensive	 list	of	
issues,	with	no	strategic	way	to	address	those	issues.		For	improvement	in	the	planning	process,	
the	 NWGRC	 should	 work	 toward	 updating	 their	 plans	 more	 frequently.	 With	 additional	









The	 GMRC’s	 board	 has	 a	 very	 similar	
breakdown	 compared	 to	 the	 NWGRC.	 The	 staff	 of	
GMRC	is	divided	into	two	main	groups.	The	first	group	
consists	of	the	core	GMRC	operations,	which	includes	
executive	 staff,	 an	 economic	 development	
department,	a	planning	department,	and	information	
services.	The	second	grouping	of	staff	is	much	larger	

















GMRC	devotes	 a	 lot	 of	 time	 and	 attention	 to	 the	 area’s	 natural	 resources,	 especially	 the	
protection	 of	 Lake	 Lanier,	 Georgia’s	 largest	 water	 reservoir.	 The	 regional	 commission	 only	






economic	developer	 for	 the	Rabun	County	Development	Authority,	Rick	Story	 states	 that	 the	
region’s	 natural	 beauty	 and	 outdoor	 amenities	 are	 what	 drive	 the	 area’s	 retail	 trade,	
accommodation,	and	food	service	 industries.	With	 improved	access	to	outdoor	resources,	the	
Georgia	 Mountain	 region	 has	 seen	 a	 somewhat	 successful	 turnaround	 of	 their	 historic	
downtowns.	In	Gainesville,	Toccoa,	Clayton,	and	Clarksville,	local	investment	in	the	downtown	
core	 and	 a	 public	 push	 to	 change	 local	 blue	 laws	 have	 created	 popular	 destinations	 and	
experiences	for	locals	and	tourists	alike.	With	the	increase	of	tourism	in	these	towns,	there	is	a	







	 The	 2017	 GMRC	 plan	 includes	 all	 of	 DCA’s	 required	 elements,	 but	 includes	 several	
sections	that	aren’t	as	prevalent	 in	other	regional	plans,	such	as	telecommunications,	energy,	
and	 Georgia’s	 growing	 film	 industry.	 As	 a	 part	 of	 the	 plan,	 the	 agency	 created	 a	 system	 of	
monitoring	activities	and	evaluation	procedures	that	will	be	examined	annually.	As	part	of	the	
evaluation	procedures,	the	board	developed	“minimum”	and	“excellence”	standards,	as	well	as	





high	 on	 all	 internal	 and	 external	 criteria.	 Though	 it	 is	 not	
evident	in	the	scoring	characteristics,	GMRC	does	a	good	job	of	
working	with	external	agencies,	 in	particular	the	Appalachian	
Regional	 Commission,	 to	 help	 improve	 local	 development	
capacity.	The	GMRC	has	created	a	stand-alone	document	that	
consists	 of	 their	 Regional	 Implementation	 Program,	 and	
updates	the	document	annually	as	part	of	their	strategy.	The	
regional	 implementation	 program	 is	 organized	 by	 key	
planning	 topics	 (land	 use,	 natural	 resources	 and	 environmental	 protection,	 transportation,	







and	 the	 amount	 of	 funding	 available	 for	 the	 task.	 	 This	 appears	 to	 be	 an	 effective	 planning	














The	 largest	 and	most	 powerful	 regional	 development	 commission	 in	 the	 state	 is	 the	




planning	 goals	 very	 differently	 than	 the	 rest	 of	 the	 state’s	 regional	 development	 agencies.	
Because	 of	 these	 designations	 under	 both	 Federal	 and	 State	 law,	 the	 ARC	 is	 classified	 as	 a	
Metropolitan	Planning	and	Development	Commission,	and	as	such,	is	able	to	separate	itself	from	





















at	 their	 disposal	 and	 are	 able	 to	 operate	 very	 differently	 than	 most	 of	 the	 other	 regional	
commissions	 in	the	state.	By	being	the	densest	region	 in	the	state,	ARC	 is	capable	of	offering	
more	services	than	any	other	regional	development	agency,	serving	as	a	regional	advocate	for	
community	 services	 and	 development	 opportunities.	 Like	 many	 other	 regional	 development	
authorities,	 the	ARC	has	 created	a	 list	of	what	 they	 view	as	 the	 top	10	 challenges	 facing	 the	




development	 agencies	 have	 identified	 emerging	 technologies	 related	 to	 transit	 as	 issues	 to	
watch,	 rural	 communities	 are	 not	 currently	 considering	 the	 implications	 of	 connected	 and	
automated	vehicle	technology,	the	increase	of	e-commerce,	and	increased	freight	traffic.	One	of	














planning	 efforts	 leading	 to	 a	 perfect	 score.	 Of	 course	
small	 improvements	 could	 always	 be	 made,	 but	 the	
agency	 works	 to	 fully	 address	 the	 broadest	 range	 of	
issues	in	the	state.	The	agency	has	created	a	plan	that	
not	 only	 identifies	 region	 wide	 goals,	 but	 also	 has	
created	multiple	schedules	that	monitor	each	goal	and	




















the	 aging	 department.	 The	 second	 largest	
department	is	WorkSource	Three	Rivers,	the	workforce	development	program	for	the	region.	The	
last	 three	 departments	 are	 fairly	 small	 and	 consist	 of	 administrative	 and	 financial	 services,	
government	services,	and	the	planning	department.	Non-public	members	of	the	board	represent	
various	 careers	 and	 involvement	 with	 local	 government,	 but	 many	 currently	 serve,	 or	 have	
served,	in	a	local	economic	development	capacity.		
REGIONAL	STATUS	
While	 the	 northern	 regions	 of	 Georgia	 are	 experiencing	 population	 booms,	 middle	
Georgia	 is	 noticing	 a	 population	 loss,	 especially	 in	 rural	 areas.	 The	 Three	 Rivers	 region	
encompasses	only	10	counties	 in	middle/west	Georgia	and	 is	experiencing	many	of	 the	same	
increasing	poverty	and	unemployment	rates	that	are	occurring	around	the	state.	With	a	steep	
decline	of	the	local	textile	industry,	communities	are	looking	for	new	industry	to	support.	Low	













identifies	 the	 public	 partners	 needed,	 as	well	 as	 a	 list	 of	 priorities	 organized	 by	 county.	 The	
performance	measures	of	each	project	 is	organized	by	human	 factors,	 local	assets,	necessary	
infrastructure,	and	business	environment.		
IS	THIS	AN	EFFECTIVE	PLAN?		
The	 TRRC	 scored	 37	 out	 of	 50	 points,	 with	 its	 lowest	
score	 in	 “monitoring	 and	 evaluation.”	 The	 TTRRC	 has	 a	
somewhat	 effective	 plan	 because	 it	 lists	 regional	 goals	 and	
strategies,	but	there	is	not	a	system	in	place	to	regularly	check-


























With	 Interstate	85	bisecting	the	region,	most	 industrial	 land	use	and	warehousing	 is	confined	









the	 region’s	 development	 potential.	 He	 called	 I-20	 “the	 last	 undeveloped	 corridor	 of	 metro	





mission	 and	 how	 their	 services	 fit	 within	 the	 larger	 community	 and	 economic	 development	
context.	 The	 region	 maintains	 and	 regularly	 updates	 the	 CEDS	 document,	 which	 includes	











plan	 is	 very	 concise,	 while	 addressing	multiple	 planning	 issues.	
Though	there	are	only	a	few	key	priorities	identified	for	the	region,	
each	 priority	 is	 listed	 with	 several	 sub-goals	 that	 must	 be	
addressed	 in	 order	 to	 successfully	 improve	 the	 planning	 issue	
identified.	The	plan	uses	clear	graphics	and	to	communicate	the	
priority	and	how	it	will	impact	the	region	at	large.	The	role	of	the	agency	is	very	clear	in	planning	









The	 Middle	 Georgia	 Regional	
Commission	 council	 is	 comprised	 of	 five	
representatives	from	each	county	within	the	
district.	 Each	 county	 is	 represented	 by	 a	
commissioner,	 a	municipal	member,	a	non-
public	member,	and	two	additional	associate	
members.	 The	 associate	 members	 of	 each	
county	 either	 currently,	 or	 previously,	 hold	
public	 office	 or	 represent	 a	 local	
development	 authority.	 The	 commission	 is	
organized	 into	 six	 departments,	





























	 The	 plan	 follows	 a	 typical	 SWOT	 analysis	 outline	 for	 each	 of	 the	 DCA’s	 required	 plan	
elements.	It	also	includes	an	implementation	program	for	each	problem	identified	in	the	planning	














not	 have	 a	 regional	 action	 plan,	 but	 instead,	 lists	 planning	
priorities	and	projects	by	city	and	county.	There	seems	to	be	an	
unwillingness	 at	 the	 local	 level	 to	 share	 resources	 and	 work	
together.	Each	project	is	given	a	very	loose	goal	and	strategy,	and	











The	 Central	 Savannah	 River	 Area	 Regional	
Commission	 (CSRA-RC)	 council	 is	 comprised	 of	 the	
required	county	representative,	city	representative,	
non-public	 member,	 and	 state	 appointees.	 The	
council	also	includes	representatives	from	technical	
colleges	 Augusta	 Tech	 and	 Sandersville	 Tech.	 The	
regional	 commission’s	 organization	 is	 divided	 into	
five	groups:	the	area	agency	on	aging,	economic	and	




region	 in	Georgia.	88%	of	 the	 land	 is	 rural,	with	density	and	population	growth	concentrated	
around	 the	 City	 of	 Augusta-Richmond	 and	 Columbia	 counties.	 For	 this	 region,	 development	
revolves	around	Augusta	and	the	nearby	Fort	Gordon.	Fort	Gordon	is	the	largest	communications	
training	 facility	 in	 the	 Armed	 Forces	 and	 is	 the	 focal	 point	 for	 the	 development	 of	 tactical	







losing	many	 of	 trained	 youth.	Much	 of	 the	 comprehensive	 plan	 and	 the	 CEDS	 highlights	 the	
importance	of	 Fort	Gordon,	 and	 the	 community’s	 need	 to	 develop	 industry	 that	 support	 the	
military	 base.	 One	 industry	 experiencing	 a	 lot	 of	 growth	 in	 the	 CSRA	 is	 cyber	 security	 and	
Cyberspace	 Operations,	 Signal/Communications	 Networks	 and	 Information	 Services,	 and	
Electronic	Warfare.	Many	regional	 technical	colleges	are	partnering	with	the	base	to	 increase	
civilian	training	 in	 these	programs,	and	much	of	 the	CSRA	CEDS	 is	dedicated	to	analyzing	and	
promoting	this	type	of	economic	cluster.		
PLAN	ELEMENTS	AND	PERFORMANCE	MEASURES		







strategies	 and	 actions	 aimed	 at	 realizing	 the	 regions	 vision.	 Each	 plan	 also	 provides	 a	 tabled	
“Report	of	Accomplishments”	that	is	designed	to	track	the	regional	activity,	how	it	aligns	with	








clear	 table	 of	 regional	 priorities	 with	 activities	 needed	 to	 be	
completed	 in	 order	 to	 meet	 the	 identified	 priority.	 The	 table	
below	 identifies	 the	 activity,	 a	 loose	 implementation	 timeline,	















The	 River	 Valley	 Regional	
Commission	 is	managed	by	 a	 council	 of	
three	members	per	county.	One	member	
is	a	county	representative,	the	second	is	
a	 city	 representative,	 and	 the	 third	 is	 a	
non-public	 member.	 Most	 of	 the	 non-
public	 members	 of	 the	 council	 are	
community	 and	 economic	 development	
professionals	 that	 serve	 in	 another	
capacity	within	the	region.	The	agency	is	
organized	 into	 three	 main	 groups.	 The	
general	RVRC	division	works	on	economic	
development,	 GIS	 and	 mapping	 services,	 historic	 preservation,	 planning	 and	 community	
development,	and	transportation	planning.	The	second	division	is	the	Area	Agency	on	Aging.	The	









that	 regional	 differences	 were	 respected	 and	 incorporated	 into	 the	 final	 CEDS.		 The	 survey	
revealed	different	priorities	in	the	urban	core	(Columbus),	Rural	Centers	(Cordele	and	Americus),	
and	rural	areas	and	the	CEDS	clearly	notes	these	various	preferences	and	needs	across	localities.”	
(NADO,	 2019).	 	 For	 the	 comprehensive	 plan,	 regional	 cooperation	 is	 a	 vital	 component	 to	
effectively	execute	and	implement	a	number	of	strategies	that	are	beneficial	to	the	region	as	a	
whole.	According	to	the	plan,	economic	growth	is	hindered	due	to	education	levels	that	lag	far	
behind	 those	 of	 the	 state	 and	 nation;	 and	 an	 undereducated	 workforce	 that,	 in	 general,	 is	
unprepared	for	skilled	and	higher-paying	jobs.	As	part	of	the	CEDS,	the	agency	has	developed	










of	 Development	 Organizations	 (NADO)	 for	 using	 ESRI’s	 story	 maps.	 “Because	 our	 CEDS	 was	






anywhere	 and	 anytime,	 but	 that	we	 can	 recover	 from	 them	with	 planning	 and	 preparation”	
(Livingston,	2019).	Being	easily	accessible	online	allows	for	a	greater	use	of	supportive	images	
and	 an	 easier	 explanation	 of	 community	 development	 goals.	 The	 comprehensive	 plan	 is	
organized	 by	 DCA	 required	 plan	 elements,	 and	 the	 document	 lists	 out	 individual	 issues	 and	
opportunities	supported	by	data.	The	RVRC	plan	stands	out	because	of	the	issues	identified	in	


























serves	 a	 17-county	 region	 in	 south	 central	 and	 southeast	
Georgia	and	 is	governed	by	a	council	of	 four	members	per	
county.	 One	 member	 is	 a	 county	 representative,	 one	
member	is	a	city	representative,	and	the	last	two	members	
are	 non-public	 representatives	 interested	 in	 community	
development.	 The	 agency	 is	 organized	 by	 the	 following	
services:	 the	 area	 agency	 on	 aging,	 GIS,	 planning	 and	
governmental	services,	and	workforce	development.		
REGIONAL	STATUS	
Altamaha’s	 economic	 development	 is	 significantly	 lower	 than	 that	 of	 the	 state	 of	
Georgia’s	14.4%	projected	growth.	Unfortunately,	 the	population	growth	does	not	match	 the	
growth	of	the	labor	force	following	the	2007	recession.	The	HOGA	region	has	traditionally	relied	
on	 farming	 and	 forestry,	 but	 the	 latter	 part	 of	 the	 20th	 Century	 shifted	 opportunities	 to	














general	 job	 growth	 and	 private	 sector	 investment	 goals.	 The	 appendices	 of	 both	 planning	
documents	 provide	 a	 clear	 list	 of	 tasks	 to	 be	 completed	 by	 both	 the	 agency	 and	 their	 local	
partners.	The	regional	commission	is	tasked	with	a	strong	advocacy	role	within	the	community,	
and	 many	 of	 their	 action	 items	 are	 in	 a	 supportive	 and	 educating	 capacity	 within	 local	
communities.	
IS	THIS	AN	EFFECTIVE	PLAN?		
With	 a	 score	 of	 44	 out	 of	 55	 points,	 the	HOGARC	 plan	 lists	
broad	 goals	 and	 objectives	 for	 the	 region,	 but	 the	 action	 plan	 is	
written	from	the	perspective	of	the	agency	as	a	consultant,	not	as	an	









anticipated	 completion	 date.	 The	 plan	 also	 provides	 something	 unique	 to	 other	 plans:	 an	
estimation	of	 jobs	created	or	 retained	by	 the	 implemented	action	 item.	This	 is	an	 interesting	








The	 Southwest	 Georgia	 Regional	
Commission	 council	 is	 comprised	 of	 a	
county	 representative,	 a	 city	
representative,	and	at	least	one	nonpublic	
representative	 from	 each	 county	 in	 its	
jurisdiction.	 Many	 counties	 have	 several	
nonpublic	members	sitting	on	the	council.	
Local	 farmers	 and	 business	 leaders	make	
up	 the	 majority	 of	 nonpublic	 members,	
and	many	have	previously	been	elected	to	






Like	 much	 of	 predominantly	 rural	 South	 Georgia,	 Southwest	 GA	 is	 experiencing	
considerable	population	decline	and	blight.	While	parts	of	Northeast	Georgia	have	been	able	to	



















and	 the	 price	 to	 build	 the	 home,	 buy	 the	 land,	 build	 the	 sewerage	 connections	 –	 there’s	 a	
communication	breakdown,	and	there’s	a	need	for	third	party	content	developers	to	explain	this	








address	 community-wide	 issues.	 The	 CEDS	 document	 does	 list	 out	 goals,	 opportunities,	 and	
strategies	for	each	county,	but	the	regional	commission	is	taking	on	a	somewhat	passive	role	in	
their	 implementation	procedures.	Much	of	 their	 capacity	 is	 to	act	 in	a	 supportive	 role	 to	 the	
county	or	city	implementing	programming	changes.	The	CEDS	also	identifies	a	need	to	educate	
the	 community	 about	 the	 regional	 commission’s	 planning	 process	 and	 the	 issues	 identified	
through	the	community	engagement	process.		
IS	THIS	AN	EFFECTIVE	PLAN?		





effective	 plan	 because	 there	 is	 no	 schedule	 to	 check	 on	 these	

























representatives,	 and	workforce	development	professionals.	 The	organization	provides	 a	wide	
variety	 of	 support,	 with	 departments	 that	 specialize	 in	 lending,	 information	 technology,	
community	 and	 economic	 development,	 local	 government	 services,	 transportation	 and	
environmental	services,	workforce	development,	an	area	agency	on	aging,	and	GIS.		
REGIONAL	STATUS	
The	 SGRC	 covers	 South	 Central	 to	 Southeast	 Georgia,	 and	 industry	 is	 dominated	 by	
agriculture	and	commercial	timber	production.	The	MSA	in	the	region	is	Valdosta,	which	has	a	
growing	manufacturing,	warehousing,	and	distribution	base.	Valdosta	is	also	home	to	Moody	Air	
Force	 Base	 and	 Valdosta	 State	 University.	 Many	 of	 the	 region’s	 community	 and	 economic	
development	initiatives	support	wither	the	air	force	base	or	environmental	tourism.	Home	to	the	






build	economic	resilience.	The	plan	has	 two	types	of	 initiatives	 to	address	 resilience,	 the	 first	
being	steady-state	initiatives	that	engage	in	workforce	development	strategies	that	strengthen	
existing	industries.	The	second	type	of	planning	initiative	is	called	a	“responsive	initiative,”	and	it	












document.	 The	 commission	 has	 created	 minimum	 performance	
standards	and	excellence	 standards,	and	have	organized	 regional	
priorities	by	economic	development,	natural	and	cultural	resources,	
community	 facilities	and	services,	housing,	 land	use,	 transportation,	 TABLE	18.	SGRC’S	SCORECARD	
	 	 Bleckley	
	 65	
intergovernmental	 coordination,	 education,	 and	 senior	 services	 and	 aging.	 Each	 key	planning	
topic	 lists	 several	 action	 items	 that	 help	 to	 improve	 these	 regional	 priorities.	 One	 unique	
component	of	 the	action	plan	 is	 that	 the	agency	has	 identified	a	metric	 for	 local	government	
performance,	with	a	list	of	priorities	for	city	and	county	officials.	Examples	of	those	performance	
standards	 are	 1)	 to	 ensure	 that	 all	 elected	 city	 and	 county	 officials	 have	 the	 proper	 state	
certifications,	and	that	they	obtain	their	certifications	through	UGA’s	Carl	Vinson	Institute	or	an	
equivalent	 certification	 program,	 2)	 update	 pre-disaster	mitigation	 plans,	 and	 3)	 upgrade	 all	
electronic	 communication	 capabilities	 for	 electronic	 communication	 between	 all	 local	
governments	and	furnish	appropriate	training	the	 in	the	use.	These	are	 just	a	 few	samples	of	


















The	 Coastal	 Regional	 Commission	
council	 composition	 is	 very	 similar	 to	 all	
other	state	RC	councils,	and	the	CRC	is	very	
clear	 on	 who	 serves	 and	 for	 how	 long.	
“The	Chairman	(or	 their	 elected	designee)	
of	 each	 county	 commission	 in	 the	 region	
shall	serve	for	a	period	of	time	concurrent	
with	 their	 elected	 office.	 The	Mayor	(or	
their	 elected	 designee)	 from	 the	 largest	
municipality	(population)	in	each	county	in	
the	region	shall	serve	for	a	period	of	time	
concurrent	 with	 their	 term	 of	 elected	
office”	(CRC	Website,	2019).	For	non-public	
appointees,	 “in	 order	 to	 meet	 the	
requirement	 of	 various	 federal	 agencies	
that	require	nonpublic	participation,	there	
shall	 be	 a	minimum	of	 thirty-five	 percent	
(35%)	non-public	representatives	from	the	





workforce	 development	 or	 labor	 groups.	 There	will	 be	 one	 (1)	 non-public	 representative	 per	
county	 for	 a	 term	 of	 one	 (1)	year	 and	 may	 be	 reappointed”	 (CRC	Website,	 2019).	 The	 CRC	
organization	 offers	 a	 wide	 array	 of	 services	 to	 its	 10-county	 region	 including	 administrative	





























these	 needs.	 Much	 of	 the	 regional	 assessment	 includes	 natural	 hazard	 information	 and	
contingency	plans	for	local	governments	to	enact	when	faced	with	natural	disasters.	As	part	of	
the	 CEDS	 documentation,	 the	 regional	 commission	 included	 an	 in-depth	 list	 of	 programs,	
identified	 responsible	 parties	 for	 program	 implementation,	 and	 a	 performance	 evaluation	
schedule	to	ensure	that	the	economic	development	strategy	is	implemented	in	a	timely	manner.		
IS	THIS	AN	EFFECTIVE	PLAN?		
With	a	 score	of	50	out	of	 50	points,	 the	CRC	has	a	 very	
effective	plan	because	 it	bridges	the	environmental	concerns	of	
the	region	with	 local	economic	development	opportunities.	 It	 is	






for	 the	 region,	 then	 planners	 created	 a	 “Strategy	 and	 Action	 Plan”	 that	 address	 workforce,	
infrastructure,	 manufacturing,	 global	 competitiveness,	 funding	 resources,	 public	 safety,	 and	
environmental	resiliency.	This	is	the	first	plan	outside	of	Atlanta	to	address	the	region’s	position	




























efforts	can	have	a	 larger	 impact	on	 industry	development.	
“Communities	need	 to	 learn	about	 the	external	 economic	
forces	 shaping	 them	 and	 work	 to	 position	 themselves	 to	
take	 advantage	 of	 opportunities	 and	 to	 avoid	 external	
threats.	 They	 must	 be	 entrepreneurial	 in	 seizing	
opportunities,	 cutting	 losses,	 investing	 in	 strategic	
programs,	and	leveraging	their	assets	to	compete	in	the	New	





































work	 with	 their	 surrounding	 communities,	 and	 besides	 joint	 development	 authorities,	 there	
really	 is	 no	 incentive	 or	 platform	 to	 work	 and	 think	 regionally”	 (Phillips,	 2019).	 Because	 of	
Georgia’s	 Home	 rule	 status,	 the	 plans	 and	 strategies	 created	 by	 regional	 commissions	 are	
unenforceable.	The	Atlanta	Regional	Commission’s	federal	status	as	an	MPO	allows	it	to	create	






















of	 Development	 Associations,	 the	 Georgia	 Association	 of	 Regional	 Commissions,	 and	 the	
Association	of	County	Commissioners	of	Georgia	(ACCG),	to	help	bring	community	and	economic	




authority,	 and	not	a	 constitutional	authority,	 they	are	 in	place	 to	attract	 investment	 into	 the	
community	as	an	extension	of	the	county	government.	County	commissions	allocate	funding	for	
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